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APPRAISING THE FUTURE 


O appraise any realestate investment today, one must take a careful 
| look at the decade that lies ahead. Mortgage bankers, whose policy 

towards lending determines the relative ease or difficulty in financing 
real estate, are looking harder than ever at the future. 


Among the various elements they line up for scrutiny are the rate of busi- 
ness expansion, population growth, number of households, and family forma- 
tion. 


The growth of business will be seen inthe expansion of industry’s plant and 
equipment. The labor force will total about 80 million people, thereby in- 
creasing 20% over the present figure. Personal income will rise about $100 
billion by 1970 and the gross national product will reach new highs. 


Our population will increase by 45 million by 1970 and by nearly 70 million 
by 1975 according to estimates made by the Bureau of the Census. According 
to these estimates, the total number of households will rise from 50.4 million 
in 1958 to about 63 million in 1970 and to 69.3 million in 1975. Families 
should increase from 43.7 million in 1958 to about 57.8 million by 1975. The 
Bureau of the Census adds that the number of married couples will move up- 
ward from 39.2 million in 1958 to 51.2 million in 1975. If these assumptions 
be true, we can estimate the number of housing starts necessary to take care 
of the increase in population to be close to 1.5 million a year, with the number 
of multiple family dwellings increasing at twice the present annual rate. 


The trend will be, as italways has been, for the larger percentage of 
young married couples to seek a rental unit ata price they can afford to pay. 
The demand for middle and high rentals should increase as the number of older 
people increases. 


With these changes on the horizon it is up to the realestate appraiser to 
aid the investor in getting his share of the benefits of these anticipated devel- 
opments so that he in turn may help the right kind of builder get underway. 


The question arises as to where this population growth and business ex - 
pansion will take place. Between now and 1975 room will have to be found for 
about 70 million more people. Where will they live? In what regions of the 
country and in what States will expansion take place? How big will big cities 
become? Where will the lucrative markets of the future be? 
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ESTIMATED POPULATION CHANGE 


1958-1970 


State 


Maryland 
New Mexico 
Michigan 
Florida 


Oregon 
Delaware 
Colorado 


Washington 
Indiana 
Washington, 
Connecticut 
New York 
New Jersey 
Louisiana 


Kansas 
Wisconsin 
South Carolina 
Missouri 
Illinois 
Minnesota 
North Carolina 
Pennsylvania 
Massachusetts 
Tennessee 
Georgia 

New Hampshire 
South Dakota 
Virginia 
Montana 
North Dakota 
Nebraska 
Idaho 
Kentucky 
Rhode Island 
West Virginia 
Alabama 


Vermont 
Oklahoma 


Mississippi 
Arkansas 


— 
.0 
6 
.3 
-7 
.3 
a 
1 
2 
.7 
6 
-4 
.3 
9 
8 
2 
-4 
.4 
.8 
8 
.4 
.0 
.0 
.8 
/ 
8 
.3 
2 
7 
6 
.9 
.3 
.0 
.0 
.9 
ms 
2 
-1 
.7 
.0 
.4 
3 
9 
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ESTIMATED POPULATION INCREASE 
1958-1975 


Metropolitan Area % Range 











Miami, Fla. 115-120 
Phoenix, Ariz. 

Houston, Tex. 100-105 
San Francisco, Calif. ... 100-105 
Dallas, Tex. 

Los Angeles, Calif. 
Oklahoma City, Okla. 
Portland, Oreg. 

Atlanta, Ga. 

Washington, D. C. 
Memphis, Tenn. 

Dayton, Ohio 

Kansas City, Mo 

Louisville, Ky. 

New Orleans, La. 

Omaha, Nebr. 

Cleveland, Ohio 

Denver, Colo. 

Indianapolis, Ind. 
Minneapolis-St. Paul, Minn. 
Philadelphia, Pa 

Seattle, Wash. 

Columbus, Ohio 

Toledo, Ohio 

Chicago, Il. 

Detroit, Mich. 

St. Louis, Mo. 
Birmingham, Ala. 

Buffalo, N. Y. 

Cincinnati, Ohio 

New York, N. Y. 

Boston, Mass. 














The map and tables on the inside pages indicate the growth of the country 
will be toward the Far West andthe South. The flow of population will be in- 
fluenced by climate and the availability of water. Growth will also follow im- 
proved highway routes now being constructed between the densely populated 
centers of the country. 


In the next 10 to 15 years, billions of dollars will be spent by the Federal 
and State Governments for a system of superhighways. These highways, fol- 
lowing the routes already outlined by railroads and waterways, will round out a 
transportation network that will tend more and more to meet the needs of indi- 
viduals and industry. 


Improvements in transportation will have a tendency to raise land values in 
the immediate areas affected. Such increases in value may be offset by the 
increments to the supply of accessible neighboring lands resulting from the 
improvement. However, any depressing effect upon site values by an in- 
creased supply may be offset by an expansion of demand thereby pushing prices up. 


There will be a redistribution of land value in proportion to the present 
discounting of future use and as one part of the city or another flourishes or 
declines. The value of any land cannot exceed the measure of its productivity 
to its user. Thus, one will find the price on some land increasing while the 
value of other parcels will be declining. 


Billions of dollars are being spent by industry on plant expansion. Indus- 
try must have large tracts of land for its expanding modern one-story factories 
with adequate parking facilities. In locating big acreages, industry is finding 
it more economical to establish its operations away from the city, passing the 
old suburbs, into the wide-open spaces between cities. 


This growth is being channeled into strip patterns because new plant sites 
are more dependent on highways to carry their employees to and from work and 
to carry the trucks that bring in raw materials and transport finished goods to 
the market place. 


For the most part, this new development must concentrate in areas of the 
country where population already is fairly dense; it is inthese sections that 


the necessary Supply of labor and the lucrative markets that feed business and 
industry are found. 


Many areas will become as built-up as some European countries. True 
enough, there will be wide-open spaces in the United States for years to come, 
but spaces for the majority of Americans concentrated in the centers of busi- 
ness and commerce are becoming fewer and farther between. 


The anticipation of population, industrial, and residential growth in the 
United States will have its effect on realty values. Therefore, to appraise the 
future in a growing metropolitan area, it is necessary to analyze county by 
county, city by city, and neighborhood by neighbe-hood, taking into considera- 
tion not only the amount of growth projected, but the amount of land available 
for development and the present level of prices. 
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